
 

 

PROCEEDINGS OF THE HISTORIC CONSERVATION BOARD 

AUGUST 7, 2000 

 

The Historic Conservation Board met at 3:00 p.m., in the J. Martin Griesel Room, Centennial 
Plaza II, with Messrs. Kreider, Raser, Senhauser and Mmes Spraul-Schmidt and Sullebarger 
present. Messrs. Bloomfield and Dale and Mmes. Borys and Wallace were absent. 

 

CERTIFICATE OF APPROPRIATENESS, 1447 WALNUT STREET, DEMOLITION OF 
REAR OF BUILDING, OVER-THE-RHINE HISTORIC DISTRICT 

 Staff member Caroline Kellam summarized the staff report on a request for a Certificate of 
Appropriateness to demolish the rear portion of this building.  The seven-bay rear addition 
abuts the 1447 Walnut Street building but is structurally independent of it.  The building is a 
contributing building in the Over-the-Rhine Historic District.  The addition was struck by a 
truck in February 2000, severely damaging the rear bearing wall; the wall continues to 
deteriorate.  She pointed out that this is not a case of owner neglect. 

 

The Department of Buildings & Inspections has condemned the addition; the property 
owner is prepared to demolish it.  Judge David Grossman, the property owner, and 
developer Tim Voss were available to answer questions. 

 

City Building Inspector Sean Minihan exhibited pictures showing the progressive 
deterioration of the rear wall and stated this is an immediate hazard.  Mr. Senhauser stated 
that since the addition is an immediate hazard, demolition is necessary; and the Board 
would be remiss to let it stand; this is not the issue.  He questioned whether the Board can 
grant a Certificate of Appropriateness for demolishing and not require replacing the addition 
without knowing the amount of the insurance settlement; if the insurance settlement is 
adequate, the building could be completely rebuilt. 

 

Judge Grossman, the owner, stated that he is self-insured for this building; the liability 
insurance settlement will probably be about $50,000 or $60,000, the market value of the 
building.  The estimated cost of reconstructing the addition is $200,000.  Mr. Voss said the 
foundation walls would require replacement; there is no safe way to repair the walls in 
place.  There are two options for replacement 1) to demolish what is there and try to restore 
in a historic manner or 2) to demolish and restore the same square footage.  He stated the 
return on an investment to restore the same square footage of housing in three 2-room 
apartments would not justify the expense. 

 

Ms. Marge Hamelrath, Executive Director of the Over-the-Rhine Foundation telephoned Ms. 
Sullebarger to oppose demolition. 
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The owner plans to install rear-yard landscaping and a new stairway at the rear of the 
original building to provide access to the second and third floor apartments. 

BOARD ACTION 

The Board voted unanimously (motion by Kreider second by Spraul-Schmidt) to 

1. Find that the rear addition at 1447 Walnut Street contributes to the character of the 
Over-the-Rhine (South) Historic District. 

2. Find that any delay in removing the damaged rear portion of the building will further 
endanger the public and, if the situation is not resolved, the City's Buildings and 
Inspections Department will step in at the taxpayers' expense to demolish the 
addition. 

3. Find that the condemned rear portion has suffered extensive structural damage that 
cannot be economically repaired or rebuilt. 

4. Approve a Certificate of Appropriateness for the demolition of the rear portion of 
1447 Walnut Street in a manner to minimize damage or risk to the remaining 
structure in the front and to take all steps to keep the front building weather-tight.  
The Urban Conservator or HCB, whichever is appropriate, must review any future 
work. 

5. The owner shall submit plans for the stairway addition and rear yard landscaping by 
the end of the year 2000. 

 

CERTIFICATE OF APPROPRIATENESS, 408-410 READING ROAD, OVER-THE-
RHINE (SOUTH) HISTORIC DISTRICT 

Staff member Dan Young summarized the staff report on this application to renovate a 
vacant warehouse as condominiums with a new addition.  The project came before the 
Board for preliminary review on February 28, 2000; at that time the Board recommended 
that the glazing of the proposed large windows be recessed into the wall plane to provide 
appropriate shadow lines.  Additional details have been added, and there have been some 
design changes, including a rooftop patio accessed from an elevator/stairway penthouse. 

 

Mr. Young stated that the tinted insulated glass proposed for the windows and the stainless 
steel addition are not in compliance with the historic guidelines for the OTR historic district, 
but similar treatments have been approved for at least one building in the past in the 
district.  Because of the large expanse of glass in the project, tinted glass to reduce heat 
transfer and glare is proposed by the project team.  Kevin Speece, AIA, architect for the 
project was available for comments and answers to questions. 

 

Mr. Speece said this building is an old warehouse, an untraditional building in Over-the-
Rhine District, not a Victorian building.  He and the other developers want to make the 
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renovation and addition to the building complimentary to the existing building as well as 
produce an exciting building that makes a statement.  He said the existing infill on the east 
side of the building is clay tile, larger than an ordinary brick.  The proposed burnished block 
infill is an effective way to cover the entire side of the building.  Mr. Speece said that the 
tinted glass is not significantly darker than untinted and showed examples of the two 
treatments. 

 

Ms. Sullebarger inquired about using a recessed brick treatment on the east elevation.  Mr. 
Speece replied this would not provide the mass he seeks.  Mr. Raser asked the kind of 
elevator planned; Mr. Speece said it is hydraulic. 

 

Mr. Raser stated he believes that the Board has the authority to interpret the historic district 
guidelines to produce better design for buildings and additions within historic districts.  In 
this case, he believes the design as presented is better than one that adheres more strictly 
to the guidelines.  Mr. Kreider said that if double-pane low-e glass will reduce glare, ultra-
violet penetration and heat exchange, he is inclined to respect the guidelines' prohibition 
against tinted glass. 

 

Mr. Senhauser said the importance of this particular building is more about the rigid 
concrete frame than any particular type or style; it is probably the first sliver tower 
attempted in Cincinnati.  He said the design for rehabilitation and expansion must be 
respectful of the essential nature of the building's rigid concrete frame structure.  This is an 
instance where doing respectful background restoration, not an attempt to make a mark 
and a statement, is appropriate.  He said that anodized aluminum and burnished block or 
concrete-block are very different from the materials of the building and suggested 
considering other materials more consistent with the existing ones. 

 

BOARD ACTION 

The Board voted unanimously (motion by Sullebarger second by Spraul-Schmidt) to 
approve a Certificate of Appropriateness for the rehabilitation of the building at 408 Reading 
Road as five condominiums, with enclosed parking, and the construction of an addition to 
this building on the lot at 408 Reading Road in the Over-the-Rhine (South) Historic District 
with the following conditions: 

1. All exterior window and door glazing will be clear, not tinted. 

2. The masonry infill of the northernmost opening on each of the five upper floors on 
the east side of the building will have an exterior brick masonry finish matching the 
existing brick on this side of the building. 

3. The design of the porch railing, exterior lighting and any other appurtenances or 
details not clearly delineated in the plans already shall be submitted to the Urban 
Conservator for review and approval prior to construction. 
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1600 MADISON ROAD, AIR CONDITIONING FOR ST. FRANCIS DESALES 
CHURCH, EAST WALNUT HILLS HISTORIC DISTRICT 

Urban Conservator William Forward presented revised plans for installing fan coil air 
conditioning units against the walls of the church.  During previous presentations to the 
Board regarding this project, the Board expressed concern about pew shortening and 
installation of new pew ends, preservation of the appearance of the wainscoting, the butted 
joint of the pews and the details of the pews to conform with the guidelines for this specific 
building. 

 

The applicant has responded with justification for using the fan coil units and a drawing 
showing how the fan coil units can be adapted to preserve most or all of the present look of 
the present configuration.  This will require a piece to support the seat of the pew; the pews 
must be reduced, but the beaded edge and the frame will remain; the pews will not directly 
abut the individual fan coil units because the removable face of the fan coil units must be 
accessible to be lifted vertically for maintenance.  The clearance between the ends of the 
pews and fan coil unit will be kept at a minimum so that the appearance from the aisle will 
be like the original.   

 

Fr. Ed Jach, Mr. Paul Ritchey, contractor for this job, and Craig Daingerfield, financial 
advisor to the parish, represented St. Francis DeSales Church at the HCB meeting; Ms 
Dorothy Vogt and Ms. Dorothea Kennedy, represented the East Walnut Hills Assembly.  All 
expressed support for the amended air conditioning plan. 

 

In response to questions from the Board, Mr. Forwood said the two fan coil units behind the 
last row of pews will be boxed in replicated wainscot using the existing or a model; the 
wall-mounted units in the chancel and the entry will also be enclosed in wainscot to 
replicate the existing. 

 

Mr. Forwood suggested that  

1) The fan coil system is an acceptable alternative to the forced cold air duct system the 
Board previously asked the applicant to explore and that  

2) the applicant be allowed to proceed to evaluate the proportions between the new units, 
the windows, the bundled columns and the pews to preserve the relationship that now 
exists between these elements and that 

3) the Board approve a Certificate of Appropriateness based on the resolution of those 
mathematical and geometric relationships and that  

4) the resolution be submitted as a final design. 
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BOARD ACTION 

The Board voted unanimously (motion by Raser second by Kreider) and found the 
proposed compromise solution acceptable and approved a Certificate of Appropriateness 
for the installation of a central air conditioning system for St. Francis DeSales Church (as 
modified) with the following conditions: 

1. That the system be installed with minimal modification to the pews, that the new 
seat/back supports be as unobtrusive as possible and that the beaded frame detail 
be preserved. 

2. That the pews be shortened no more than necessary to provide minimal clearances 
between pews and fan units and to preserve the appearance of the existing butted 
joints. 

3. That wainscoting be salvaged and relocated to the new fan coil enclosures. 

4. That the dimensions of the new enclosures be determined based on specific site 
conditions to maintain a rational and consistent relationship between windows, 
columns, relief panels and pews. 

5. That the final details of the plan be submitted to the Urban Conservator for approval 
before the proposed work is begun. 

 

CERTIFICATE OF APPROPRIATENESS AND ZONING VARIANCE, 2230 AUBURN 
AVENUE, AUBURN AVENUE HISTORIC DISTRICT 

Staff member Caroline Kellam presented a modified proposal to remove the existing 
ground sign and install a new sign in front of the building and showed a sketch and a list of 
plants recommended for the proposed landscaping.  The Board tabled this request when it 
first came before the Board at the May 8, 2000, meeting.  The Board did not suggest any 
modification to the plans for the 2' x 2' wall sign; this sign requires no zoning variances.  
The Board requested the following revisions to the proposed ground sign: 

1. Reduce the height of the sign to 6' so it meets the height requirements of the zoning 
code and reduce the overall square footage of the sign even if the reduced size still 
requires a variance. 

2. Reduce the number of words and size of the letters on the sign.  Use names of group 
practices rather than names of individual doctors. 

3. Include the street number at the top of the sign for greater visibility. 

4. Submit a professional landscape plan for the parking lot with emphasis on creating a 
buffer between the sidewalk and parking lot. 

The applicant has reduced the size of the proposed sign in front of the building from 6'-0" 
wide x 9'-8" tall to 4'-10" wide x 4'-1"tall.  The sign will be 10" thick, have an aluminum face 
and tan vinyl letters and be mounted on a 13" high dark bronze color base 10" thick.  
Although this substantially reduces the square footage of the ground sign to 19.67 square 
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feet, a zoning variance is still required because the total square footage of the modified sign 
exceeds 12 square feet of surface per side as provided in Section 1473-306(e) of the 
Cincinnati Zoning Code for a conditional accessory use in an O-1 Suburban High-Density 
Office District.  The street number will be relocated to the top portion of the sign for better 
visibility; the sign will not be illuminated. 

 

A zoning variance is also required because the text of the sign contains the names of the 
three group practices within the building.  Section 1473-306(h) permits the following in a O-
1 Zoning District:   

The only message which signs listed in Section 1473-306(e) may designate is the 
name and/or symbol of the building to which said sign relates, or name and/or 
symbol of the owner or sole tenant thereof. 

 

Mr. Robert Rice, United Signs, Inc., representing the owner, Dr. George Kranias, presented 
a revised drawing for the ground sign using smaller letters.  The Mount Auburn Community 
Council and other interested parties were notified of a pre-hearing; no one attended. 

 

The Board has previously approved variances for three freestanding office signs in the 2300 
block of Auburn Avenue.  In all cases the Board found that the zoning variances met criteria 
B and C of the Historic Conservation Legislation. When the Historic District was established 
as an O-1 district, most office buildings had single occupants; the number of tenants in 
many buildings has increased over the years; but the zoning code has not changed. 

 

Mr. Rice explained that many of the patients who come to the building are elderly and ill; 
they do not associate the address with the building.  He expressed concern that reducing 
the sign approximately 20% to 15 square feet will also reduce the size of the letters by 20%, 
making it difficult for patients to find the medical practice they seek. 

 

Mr. Senhauser explained that 15 square feet is the maximum size the Board has approved 
for a freestanding sign in the district.  He suggested that the critical information on the sign 
is the 2230 street address directing patients to the building; once patients get to the 
building and are walking, they will be able to read the sign easily.  Mr. Senhauser reminded 
Mr. Rice that he has the right of appeal. 
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BOARD ACTION 

The Board voted unanimously (motion by Sullebarger second by Spraul-Schmidt) to: 

1. Approve a Certificate of Appropriateness for the removal of the existing ground sign 
along Auburn Avenue and the construction of a new ground sign not to exceed 15 
square feet of surface area per side and that proposed landscaping materials be planted 
and maintained, with final plans to be reviewed and approved by the Urban Conservator 
prior to issuing a Certificate of Appropriateness and a building permit. 

2. Approve a conditional accessory use to allow the construction of the ground sign as per 
Section 1473-306(e) SIZE finding that a precedent for such variance approval has been 
established by the Board. 

3. Approve a conditional accessory use to allow the construction of the ground sign as per 
Section 1473-306(h) NUMBER OF TENANTS finding that a typical character of single 
tenant buildings or individually named buildings has changed and multiple tenants are 
more common. 

4. Find that for both variances cited above such relief from the literal implication of the 
Zoning Code: 

b) Is necessary to provide the owner a recoverable rate of return on the real property 
where the denial thereof would amount to a taking of the property of the owner 
without just compensation; and 

c) Will not be materially detrimental to the public health, safety, and welfare or 
injurious to the property in the district or vicinity where the property is located. 

 

CERTIFICATE OF APPROPRIATENESS AND ZONING VARIANCE, 546-548 
LIBERTY HILL STREET, PROSPECT HILL HISTORIC DISTRICT 

Ms. Kellam summarized the staff report for a revised request for final review to expand and 
renovate this large, three-story, brick, Italianate, contributing structure within the Prospect 
Hill Historic District.  The existing structure is on one parcel; the addition is proposed on the 
adjoining lot; the lots must be consolidated prior to construction. 

Proposed renovation includes installing 2/2 wood windows instead of 6/6 aluminum 
replacement windows on the front elevation, removing some inappropriate architectural 
details added in the 1990's and repainting the building the existing tan color. 

 

The two-story, L-shaped, frame addition with wood doors and windows will be stuccoed 
and built on the open lot on the west elevation of the existing structure.  The addition will 
measure 40' deep by 16' wide, 70' from the front property line and 25' behind the front 
plane of the original structure.  The addition is smaller than the existing house.  A new  
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dormer on the rear slope of the roof, not visible from Liberty Hill, will accommodate an 
elevator and staircase.  Wrought iron balconies, awnings, additional stone terracing to 
match the existing, slate and flagstone paving are planned. 

Mr. Donald Beck, who designed the garage addition at 546-548 Liberty Hill Street for a 
previous owner, spoke in favor of one 16' door instead of the two smaller existing ones 
because the larger door allows a better turning radius; Mr. Senhauser questioned whether a 
16' door is desirable in this instance.  The owner, Ms. Toni LaBoiteaux spoke in favor of the 
single, wider door. 

 

The project requires one zoning variance for a rear yard setback of 14'-3" instead of the 
required 25'.  Prospect Hill is a very dense urban historic neighborhood where zero rear 
yard setbacks are typical.  The renovation/expansion enhances the livability of this single-
family dwelling and is in the interest of historic conservation and the Prospect Hill Historic 
District.  Staff recommends granting this variance.  Mr. Kreider asked whether a variance is 
actually required if Corporation Alley is an alley and not a street. Ms. Kellam said it is a 
dedicated street and that there are properties facing Corporation Alley.  

 

Mr. Beck brought attention to the large glass areas approved in this building, including 
sliding glass doors.  He emphasized that the sheltered situation of this house with its large 
setbacks equal to two building setbacks justifies the extensive glass expanse and expressed 
concern that this not set a precedent for the district.  Mr. Kreider added that the elevation 
change above Liberty Hill Street also shields the glass expanse. 

 

BOARD ACTION 

After discussion, the Board voted unanimously (motion by Kreider second by Raser) to  

1. Approve a Certificate of Appropriateness for the construction of a two-story addition 
along the west elevation of 546-548 Liberty Hill with the final plans and any revisions to 
be reviewed by the Urban Conservator prior to issuing a Certificate of Appropriateness 
and a building permit, finding that the sliding glass French doors are allowed in this case 
because of the double building facade setback and the elevation change and distance 
from the Liberty Hill street line. 

2. Approve a conditional accessory use to allow the construction of the two-story addition 
14'3" from the rear property line at 546-548 Liberty Hill as per Section 1417-400 (f) 
Minimum Setbacks (4) Rear Yard, finding that such relief from the literal implication of 
the Zoning Code: 

a) Is necessary and appropriate in the interest of historic conservation so as not to 
adversely affect the historic architectural or aesthetic integrity of the district; and 

b) Will not be materially detrimental to the public health, safety, and welfare or 
injurious to the property in the district or vicinity where the property is located. 
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SECTION 106 REVIEW, LAUREL HOMES MEMORANDUM OF AGREEMENT, 
LAUREL HOMES HISTORIC DISTRICT  

Mr. Raser and Mr. Kreider recused themselves from discussion of this item.  In response to 
questions from Ms. Sullebarger, Mr. Young said the State Historic Preservation Office no 
longer requires HABS documentation and that documentation is no longer sent to the 
Library of Congress.  Instead, documentation is sent to a local repository such as the 
Cincinnati Historical Society Library at Cincinnati Museum Center and the Public Library of 
Cincinnati and Hamilton County.  The State Historic Preservation Office has suggested a 
brochure or video describing the history of Laurel Homes. 

 

Ms. Spraul-Schmidt suggested depositing a copy of any documentation to the archives at 
the University of Cincinnati. 

 

BOARD ACTION 

Messers Kreider and Raser recused themselves.  The board voted (motion by Spraul-
Schmidt second by Sullebarger) to approve the stipulations for the mitigation of the adverse 
effects on the Laurel Homes Historic District and direct staff to forward the necessary 
documentation to the Ohio Historic Preservation Office.   

ADJOURNMENT 

As there were no other items for consideration by the Board, the meeting adjourned 
(motion by Spraul-Schmidt, second by Sullebarger). 

 

 

 

 

 

__________________________________              ________________________________ 

William L. Forwood                 John C. Senhauser 

Urban Conservator                  Chairman 

                     Date____________________________ 


